


 

 

 

 

 

 

 

 

Staff Report  
 

TO:  Chairman Todd Wallace 

  And the Members of the Plan Commission   

 

FROM: Ellen Johnson, Planner 

  

RE:  Special Use for a Pet Care Facility at 305 N. 2
nd

 St. (K-9 Country Club of St. Charles) 

 

DATE:  November 15, 2019 

_______________________________________________________________________________________ 

 

I. GENERAL INFORMATION 

Project Name: K-9 Country Club of St. Charles  

Applicant:  John Karatheodore  

Purpose: Grant a Special Use for a Pet Care Facility at 305 N. 2
nd

 St. 

(Conditioned upon approval of a General Amendment to allow Pet 

Care Facilities as a Special Use in the CBD-1 zoning district)  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
 

 

 

 

Community & Economic Development 

Planning Division  
Phone:  (630) 377-4443 

Fax:  (630) 377-4062 

General Information: 

Site Information 

Location 305 N. 2
nd

 St.  

Acres 24,184 sf / 0.555 acres  

 

Applications: Special Use  

Applicable     

City Code 

Sections 

Ch. 17.14 Business & Mixed Use Districts  

Ch. 17.20 Use Standards 

Ch. 17.30 Definitions  

 

Existing Conditions 

Land Use Commercial (vacant) 

Zoning CBD-1 Central Business District  

 

Zoning Summary 

North CBD-1 Central Business District Charleston Center multi-tenant  

commercial building  

East CBD-1 Central Business District Salerno’s  

South CBD-1 & CBD-2 Central/Mixed Use 

Business  

Multi-tenant commercial building 

(Dick Pond’s)  

West CBD-1 & CBD-2 Central/Mixed Use 

Business 

Fuseneo packaging design  

 

Comprehensive Plan Designation 

Mixed Use 
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Aerial 

 
 

Zoning  
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II. BACKGROUND  

 

The subject property, 305 N. 2
nd

 St., is a half-acre parcel containing a 1,450 sf single-story 

commercial building set back to the rear of the lot with parking in front. The building has 

previously been used as a fireplace store and medical clinic. 

 

The parcel adjacent to the west, 309 S. 2
nd

 St., is a landlocked parcel with access to Rt. 31 

through the subject property.  

 

III. PROPOSAL 

 

John Karatheodore has submitted an application requesting Special Use approval to establish a 

Pet Care Facility on the subject property. The proposed business name is K-9 Country Club of St. 

Charles. The business plans to offer the following services:  

 Dog daycare 

 Grooming 

 Training  

 Pick-up and drop-off service 

 Dog walking  

 Self-service dog washing  

 Dog food sales 

 Dog merchandise sales  

 Monthly customer events 

 

The applicant has submitted a site plan showing the building footprint and improvements directly 

around the building. The building footprint will remain as-is. The various storage units behind the 

building will be removed. A wood fence will replace the existing chain link fence to enclose the 

area behind the building for use as an outdoor exercise area. An area of open space will be added 

near the building entrance. Renderings show cosmetic improvements to the front elevation.  

 

Previous Plan Commission Review 

 

Plan Commission opened a public hearing for this application on 10/8/19. Neighboring property 

owners to the north and west expressed concerns about noise from the outdoor exercise area as 

well as questions on whether the proposed use honors existing easements on the property.  

 

Commissioners had questions on the site layout and requested a professionally prepared, scaled 

site plan showing the specific site improvements proposed and existing easements on the 

property. There were also questions on building design, landscaping, and design of the fence.  

 

Update since Last Meeting 

 

The applicant has submitted a site plan showing the following:  

 

 Existing building footprint.  

 Proposed area of open space adjacent to the southeast corner of the building (approx. 300 

sf).  

o This area was previously identified as a putting green.  

 Wood fence to enclose the east and south sides of the outdoor exercise areas. It is unclear 

if new fencing is proposed along the west and north sides.  

o It was previously identified that a wood fence would be erected around the 

perimeter of the outdoor exercise area. Maximum permitted fence height is 6’4”.  



Staff Report – Special Use for Pet Care Facility – 305 N. 2nd St. 

11/15/19 
Page 4 

 

 30 ft. ingress/egress easement along the east side of the property (existing easement 

providing cross-access to the property to the north- 311 N 2
nd

 St.).  

 40 ft. ingress/egress easement along the south side of the property (existing easement 

providing cross-access to the property to the west- 309 N 2
nd

 St.).  

 Striping for two rows of parking (same as existing) and removal of the existing third row 

of parking (11 spaces). 

o See Parking section for further discussion.  

 Vehicle queuing for a drop-off lane heading west with turn-around at the west end of the 

site (within the ingress/egress easement benefiting the property to the west).  

 Existing storage units are shown behind the building within the outdoor exercise area, 

however the applicant has indicted these will be removed.  

 

The applicant previously provided a floor plan and renderings of cosmetic improvements to be 

made to the building. No additional information has been provided regarding building design, 

landscaping, or specifications for the fence.  

 

Note that because no changes are proposed to the existing building footprint or total area of the 

parking lot, professionally prepared exterior architectural elevations and landscape plan are not 

required in conjunction with for Special Use approval. However, such plans can be requested by 

the Plan Commission should they be deemed necessary to make the required Findings of Fact for 

Special Use.  

 

IV. ANALYSIS  
 

A. ZONING 

  

The property is zoned CBD-1 Central Business District. The applicant has submitted a 

General Amendment application to add Pet Care Facility as a Special Use in the CBD-1 

District. If the General Amendment is approved, a Special Use for Pet Care Facility could be 

granted for the subject property as requested.  

 

B. PET CARE FACILITY – USE  

 

Pet Care Facility is defined in the Zoning Ordinance as follows:  

 

A building, structure or portion thereof designed or used for the retail sale of pet 

products and food, grooming, boarding, training, daycare or overnight boarding of dogs, 

cats or other household domestic animals. The overnight boarding area of the 

establishment shall not exceed 50% of the total Gross Floor Area of the business. 

Establishments that only provide daycare and overnight boarding services, or 

establishments where these services exceed 50% of the Gross Floor Area, shall be 

considered a Kennel, not a Pet Care Facility. 

 

The applicant has submitted a floor plan showing the intended layout of the interior of the 

building. The floor plan notes the main daycare space will be the outdoor fenced area. There 

will be no on-site boarding. Based on the floor plan and list of services provided, the 

proposed use meets the definition of Pet Care Facility.  

 

The applicant has noted that for winter months, they are considering erecting temporary 

exterior tenting to accommodate the day care dogs outside. As an alternative, the “indoor dog 

holding area” shown on the floor plan would be used for day care.  



Staff Report – Special Use for Pet Care Facility – 305 N. 2nd St. 

11/15/19 
Page 5 

 

 Note that the business owner would need to coordinate with the Building & Code 

Enforcement Division to secure permits for a tent of this kind. Time limitations would be 

placed on how long the tent could remain in place. 

 

C. PET CARE FACILITY – USE STANDARDS  

 

Pet Care Facilities must comply with specific Use Standards provided in the Zoning 

Ordinance (Section 17.20.030). Staff has noted whether the proposal complies under each 

standard:  

 

1. Outdoor exercise areas shall not be located on a property that abuts a residentially 

zoned property. 

 The property does not abut a residentially zoned property; property is adjacent 

to commercial uses zoned CBD-1 and CBD-2. (Note the CBD-1 and CBD-2 

districts permit residential uses.)  

 

2. Outdoor exercise areas that directly abut or face any residentially zoned properties, 

commercially zoned properties, and any public street shall be screened with a 100% 

opaque non-see-through fence or wall. 

 The site plan shows a wood fence enclosing the east and south sides of the 

outdoor exercise area behind the building, however it is unclear if new fencing 

is proposed around the west and north sides as well.  Maximum fence height 

in the CBD-1 district is 6 ft. 4 in.  

 

3. All animals shall be kept either within completely enclosed structures or under direct 

control of the facility operator or staff at all times, and shall be indoors between the 

hours of 7:00 PM and 7:00 AM. 

 Proposed hours of operation of 6am to 8pm are noted in the Special Use 

Findings. The business would need to comply with the 7am to 7pm limitation. 

 

4. The operation of the Pet Care Facility shall not allow the creation of noise by any 

animal or animals under its care which can be heard by any person at or beyond the 

property line of the lot on which the kennel is located, which occurs a) repeatedly 

over at least a seven-minute period of time at an average of at least twelve animal 

noises per minute, or b) repeatedly over at least a fifteen minute period of time, with 

one minute or less lapse of time between each animal noise during the fifteen-minute 

period. 

 The business would need to comply with this standard. The applicant has not 

provided information on noise policy/mitigation other than the testimony 

provided at the public hearing on 10/8/19.  

 

D. PARKING 

 

The existing parking lot contains 28 spaces. The Zoning Ordinance requires 3 parking spaces 

per 1,000 sf of gross floor area for a Pet Care Facility. The building is 1,450 sf, resulting in a 

parking requirement of 4 spaces.  

 

An agreement between the owner of the subject property, the property to the north (311 N. 2
nd

 

St.) and the property to the west (309 N. 2
nd

 St.) has been identified. The agreement 

establishes ingress/egress easements along the east and south sides of the subject property to 

provide cross-access to the other properties subject to the agreement. The agreement also 

grants 311 N. 2
nd

 St. the “exclusive right” to use 14 parking spaces on the subject property to 
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meet the parking requirement for 311 N. 2
nd

 St. The location of the 14 spaces, per the 

agreement, is shown in the aerial image below (yellow area).  

 

 
 

The site plan proposes removal of the third (southern) row of parking which constitutes 11 

spaces to allow more room for vehicle queuing (red area). The applicant has stated they 

intend to continue to provide 14 spaces for the property to the north by including 4 more 

spaces in the two remaining parking rows (green area). The site plan shows one additional 

parking stall in the second row compared to the aerial image above. If this is accurate, that 

would leave 5 spaces remaining for the proposed Pet Care Facility, which meets the parking 

requirement. 

 

The applicant would need to work with the property owner to the north to come to an 

agreement regarding the location of the 14 spaces.  

 

V.  SUGGESTED ACTION 

 

Conduct the public hearing on the Special Use and close if all the testimony has been taken.   

 

The Plan Commission may vote on the item should they determine that they have enough 

information to make a recommendation. 

 

Thea applicant has provided responses to the Findings of Fact for Special Use. All six findings 

must be in the affirmative for the Commission to recommend approval.  

 

VI.  ATTACHMENTS 
 

 Application for Special Use, received 9/16/19 

 Site Plan, revisions dated 11/5/19  

 Easement Agreement  
 

14 spaces reserved 
for property to the 

north 

Spaces to be removed 

4 add’l spaces 
for property to 

the north 























K-9 Country Club of St. Charles – Floor Plan 
The interior space called the “Interior Holding Area” is approximately 20-25% of the total interior space.  
That “interior holding area” is designated as a temporary holding location for dogs awaiting grooming, pickup, recently dropped off and awaiting escort by a staff 
member to the main daycare area  which is located outside within the decorative wood fencing. (See exterior layout)  

 

 


























